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Executive Summary 
 

άwŜ-ƛƳŀƎƛƴƛƴƎ bƻǊǘƘ 9ŀǎǘ {ǘǊŜŜǘέ ǿŀǎ ŀ ŎƻƭƭŀōƻǊŀǘƛƻƴ ōŜǘǿŜŜƴ ¢ƘŜ /ƛǘȅ ƻŦ CǊŜŘŜǊƛŎƪΣ ǘƘŜ tŀǊǘƴŜǊǎƘƛǇ ŦƻǊ 
Active Learning in Sustainability (PALS), and the Landscape Architecture Program at the University of 
Maryland. In January 2015, University of Maryland graduate students initiated a two-part study of 
CǊŜŘŜǊƛŎƪΩǎ North East Street, defined as the corridor bounded by North Market Street in the north and 
Carroll Creek Park to the south. To the west is the Frederick Historic District, which expands eastward into 
the North East Street corridor in the blocks between Carroll Creek Park and North 5th Street. East of North 
East Street, new residential development was under construction or well into the planning approval 
process.  
 

The North East Street corridor is characterized by diverse uses such as light manufacturing, warehousing 
and distribution, automotive services, commercial retail, and a mix of housing types. Its proximity to the 
densely built historic city center makes it a prime candidate for new development that will accommodate 
a growing population.  

 

This two-phase study identifies cultural and natural resources that exemplify the character of Frederick 
east of the historic district. It also identifies some of the problems posed by existing circumstances and 
anticipated new development. The study assesses strategies for increasing the density of the built 
environment while improving ecological and transportation connections throughout East Frederick and 
into the historic city center. The study process recognized the scope and character of business 
opportunities, introduced alternative residential development scenarios, and recommended civic park, 
open space and street improvements that will encourage walking and bicycling for healthy, active lives. 
The urban design proposal emphasizes resource management, spatial organization, and urban landscape 
character. 
 

Phase I took place during the three-week winter term. Graduate students in Landscape Architecture and 
Public Policy conducted a study of the geographic area associated with the North East Street corridor and 
accessed the broader context that included the Monocacy River and Carroll Creek watersheds. Their study 
resulted in a general planning strategy for future sustainable development. Phase II took place in the first 
half of the spring semester, resulting in a proposal for responsible urban development and specific 
recommendations for improvements to North East Street.  
 
Students presented their study to the City of Frederick Planning Department and the work was reviewed 
at the University of Maryland in January2015. The feedback from both presentations informed more 
detailed studies conducted during Phase II, which were reviewed at a subsequent meeting in Frederick 
(March 12, 2015).   
 

GENERAL RECOMMENDATIONS 

¶ Preserve, protect, and create open space that will provide recreation, increase forest cover, diversify 
the ecology, enhance migration routes, reduce storm water runoff, replenish the aquifer, and improve 
water quality in Carroll Creek and the Monocacy River. 

¶ Connect existing city streets with new street extensions that will improve pedestrian and vehicle 
access, disperse automobile traffic and reduce congestion on major streets, and establish a clear 
orientation between Downtown Frederick and neighborhoods east of North East Street. 

¶ /ǊŜŀǘŜ ά/ƻƳǇƭŜǘŜ {ǘǊŜŜǘǎέ ǘƘŀǘ ŀǊŜ ǎŀŦŜΣ ŎƻƳŦƻǊǘŀōƭŜΣ ŀƴŘ ŜƴǾƛǊƻƴƳŜƴǘŀƭƭȅ ŦǊƛŜƴŘƭȅ ŎƻƴŘǳƛǘǎ ŦƻǊ 
pedestrians, bicyclists, and drivers; that improve storm water management practices; and that 
contribute to a rich and vibrant civic life. 
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¶ Encourage future development that will complement adjacent historic neighborhoods, balance live-
work-play opportunities, and establish a strong sense of place based on CǊŜŘŜǊƛŎƪΩǎ historic past and 
its sustainable future.  
 

Introduction and Goals 
 
The planning and urban landscape design studios challenged students with the task of developing a new 

sustainable character and identity for North East Street. Analysis of the corridor included two visits to 

Frederick. Students had the opportunity to walk throughout the study area and meet with the CityΩǎ 

planning department staff and community leaders. Students documented the current circumstances, 

researched its history and evolution, and became better acquainted with its issues and opportunities.  

Initially, the students considered the ŎƻǊǊƛŘƻǊΩǎ most outstanding characteristics to be its diverse and 

somewhat incongruous land uses, its ill-defined street boundaries, and the lack of safe pedestrian and 

bicycle environments. ¸Ŝǘ ǘƘŜȅ ŀƭǎƻ ŘƛǎŎƻǾŜǊŜŘ ŀ ǾŀƭǳŀōƭŜ άworkingέ ƴŜƛƎƘōƻǊƘƻƻŘτan auto-centric, 

industrious, in-town service and production center. Property values and rents are low, making this an 

affordable neighborhood for start-up entrepreneurs and independent businesses. As a wider, more open 

street in the northern half, it offers an easily accessible means of circumventing the narrow, busy streets 

of the historic downtown.  

The ŎƻǊǊƛŘƻǊΩǎ landscape and urban character north of Carroll Creek Park has two distinct personalities. 

One respects the building traditions of the past; the other reflects the contemporary needs of progressive 

industry and suburban commercial needs. It displays a practical, down-to-earth attitude in its continuous 

use of vernacular buildings, its embrace of commerce, and the energy of the new. Its modest housing 

stock, which ranges from 19th century cottages to mid-20th-century suburban homes, are within walking 

distance of shopping centers, warehouses, factories, and repair shops.  

As the CityΩǎ ǇƻǇǳƭŀǘƛƻƴ continues its steady growthτa nearly 27 percent increase between 2000 and 

2013 (city-data.com)τcitizens and planning experts have voiced a strong desire to explore and re-imagine 

this ǇǊŜǾƛƻǳǎƭȅ ǳƴŘŜǊŀǇǇǊŜŎƛŀǘŜŘ άǳǊōŀƴ ŜŘƎŜέ as a viable and integral part of the downtown core. This is 

a once-in-a-lifetime opportunity to create a neighborhood that brings economic, social, and 

environmental distinction ǘƻ CǊŜŘŜǊƛŎƪΩǎ east side. 

As the subject of one ƻŦ ǘƘŜ ŎƛǘȅΩǎ {Ƴŀƭƭ !ǊŜŀ tƭŀƴs, East Frederick has unlimited potential to meet the 

needs of a growing population and a robust economy. It is primed to flourish as vibrant urban 

neighborhoods that will support new jobs and industry, provide varied residential options, improve the 

ecology, increase tourism, and create a strong sense of community. Ultimately, North East Street will 

establish a rich mix of uses that will weave seamlessly into the /ƛǘȅΩǎ urban fabric.   

STUDENT LEARNING OBJECTIVES 

¶ Establish a firm understanding of methodologies for data collection, synthesis, and interpretation.   

¶ Develop the ability to define and explain key terms and concepts in urban planning and design.  

¶ Establish a large-scale planning vision that protects natural systems while increasing density in the 
built environment. 
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¶ Apply responsible planning and design strategies that increase forest cover, improve water quality 

encourage economic development, protect and increase jobs, provide varied residential options, 

create safe streets for pedestrians and bicyclists, and improve traffic flow. 

¶ Transform underused and visually compromised neighborhoods into ecologically sensitive, 
economically viable, and socially satisfying places of distinction and beauty. 

¶ Develop a vibrant civic environment by encouraging industrial, commercial, retail, and residential 

development along tree-lined streets, bikeways, and sidewalks that connect to parks, greenways, and 

recreational activities throughout the City. 

 

SITE ANALYSIS 
 

Regional Influences: Physiography and Development 
Frederick is the regional center for central Maryland with a population of about 67,000, which is expected 
to grow to 97,000 by 2030. It is at the intersection of two major interstates creating a regional relationship 
to the port city of Baltimore (I-70) and Washington, DC (I-270). With limited employment growth planned 
in Frederick County, it is anticipated that much of the new employment growth in the region will occur 
within ǘƘŜ /ƛǘȅΩǎ ōƻǳƴŘŀǊƛŜǎ (East Frederick Rising, 2010). 
 

FrederiŎƪΩǎ ƭƻŎŀǘƛƻƴ ƛƴ MŀǊȅƭŀƴŘΩǎ 
Piedmont region, bounded on the west 
by the Blue Ridge Mountains of the 
Appalachian Mountain Range, gives it a 
distinctive physiographic presence and 
a favorable environmental character. 
Catoctin Mountain to the north and 
west of the City is a prominent feature, 
creating a strong visual backdrop from 
the broad plateau below.  
 
 
http://www.findyourspot.com/MD/Frederick  

 
Out of the mountains flow the streams and rivers that have come to define the City of FrederickτCarroll 
Creek through the middle of town and the Monocacy River to the east. The annual flooding of Carroll 
Creek and subsequent property damage and personal injury caused the City to re-think its relationship to 
the creek. Following the disastrous floods of 1972 and 1978, a flood control project redirected the creek 
through five rectangular concrete conduits and built a linear city park above the massive engineered 
structure. Carroll Creek Park, initiated in 1991, is in the final phases of development. The park and 
underground conduit terminate just beyond the East Patrick Street Bridge, where the open water flows 
into a wetland on its way to the Monocacy River. The University of Maryland Landscape Architecture 
Program recently conducted a study with PALS for the Carroll Creek WildlifeRecreation Area (2014). 
 
Carroll Creek Park has been a catalyst for historic preservation efforts and has inspired new economic 
development in the downtown. East Street intersects the park ǘƘǊŜŜ ōƭƻŎƪǎ ŦǊƻƳ aŀǊƪŜǘ {ǘǊŜŜǘΣ ǘƘŜ άaŀƛƴ 
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{ǘǊŜŜǘέ ƻŦ CǊŜŘŜǊƛŎƪΦ [ƻŎŀǘŜd outside the mercantile and residential center, East Street has long been an 
important location for industry and commerce, thanks in large part to its railroad connections into 
surrounding counties and Pennsylvania. In the last half of the 20th century, the area has welcomed 
manufacturing and services as demanded by the times, much of it related to the sales, service, and repair 
of automobiles. Low land values have allowed this area to continue to attract businesses that might 
otherwise have moved farther away from the city center and the convenient access to the goods and 
servicesτand the clientele and employeesτthat the city offers.  
 

The study area for re-imagining North East Street (red) starts at Carroll Creek Park (blue) and continues north to Delaware Road. 

North East Street terminates at its intersection with North Market Street. 
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Historic Background: Transportation, Industry, and Culture 
An exploration into the history of Frederick reveals that the City experienced, much as the rest of the 

nation did, a post-Civil war trend of people moving into urban centers during the rise of industrial 

development and production. As a gateway to the Appalachian Mountains, Frederick became a major 

player in westward expansion. The /ƛǘȅΩǎ east side, downstream and downwind of the residential 

neighborhoods and the mercantile district, was a 

prime location for receiving raw materials from the 

surrounding region and for manufacturing 

products that were in high demand. The 

distribution of goods by way of the National Road 

and the new railroad lines into Pennsylvania 

ŜȄǘŜƴŘŜŘ CǊŜŘŜǊƛŎƪΩǎ ǊŜŀŎƘ ƛǘƻ ŀ ƭŀǊƎŜ ƎŜƻƎǊŀǇƘƛŎ 

area during the late 19th and early 20th centuries as 

CǊŜŘŜǊƛŎƪΩǎ ŜŎƻƴƻƳȅ ŦƭƻǳǊƛǎƘŜŘΦ 

 

 

Glass Factory Business Condominiums 

Image: LoopNet at http://www.loopnet.com/ 

 

Through the second half of the 20th century following the world wars, the few remaining manufacturing 

facilities gradually began to shut their doors as competition increased with the rapidly expanding 

international economy. With low property values and ample room to spread out, light industrial 

businesses began to settle in the east side of town. The area developed a distinct working class presence 

and affordable homes sprang up in nearby subdivisions like Monocacy Village and Monocacy Meadows. 

Convenient auto-based services and shopping centers soon followed and many utilitarian buildings were 

constructed to meet the demands of this new economy. 

      
Left: Monocacy Village Shopping Center (Image: http://www.fbpleasing.com/retail.htm). 
 Center: East Street Plaza, 501 North East Street (Image: LoopNet at http://www.loopnet.com/).  
Right: 307 East 9th Street (Image: http://www.fbpleasing.com/retail.htm) 
 
 

http://www.fbpleasing.com/retail.htm
http://www.loopnet.com/
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Between 1904 and 1944, the 
Sanborn Fire Insurance Company 
mapped the /ƛǘȅΩǎ changing 
landscape. East Street, in particular, 
is documented in a series of maps 
that identify the influence of the 
Frederick and Pennsylvania 
Railroad, later the Pennsylvania 
Railroad.  
 
As commerce took advantage of fast 
and efficient transportation of 
goods, storage yards, transfer 
depots and factories grew up along 
the length of the rails and trains 
were coaxed to successful 
enterprises on spurs from the main 
line.  
 

By the end of World War II, trucks 

replaced trains and the railroad 

right-of-way was overlaid with a 

road surface that would 

accommodate them. Today the rails 

are visible in the roadbed and the 

open tracks, together with many 

extant buildings of the same period, 

tell the story of CǊŜŘŜǊƛŎƪΩǎ Ǉŀǎǘ 

industrial landscape. These 

fragments of the past are worth 

preserving so future generations 

can see the complete story of 

Frederick. They might also be 

reused for a light rail or trolley 

system in the future. 

Mapping History: The Sanborn maps (source: Library of Congress) 
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Train and streetcar rails throughout the City 
were imbedded in the pavement, making them 
negotiable for wagons, horses and eventually for 
cars, bicycles, and pedestrians.  

 

 

On East Street at East Patrick Street, looking north, railroad tracks are still in evidence (above left). In cities where trolley tracks 

are still (or again) in use, such as Jersey City, New Jersey, imbedded rails can be beautifully integrated into the urban streetscape 

(Image: Will Sherman, http://cityphile.com/photo/man-walking-across-light-rail-tracks-at-essex-street-station/) 

 

East Street Rails with Trails, a 2013 study by Toole Design Group for the City of Frederick, highlights the 

imbedded rails and the historic influence of the Pennsylvania Railroad. The study honors that history in 

its proposal to preserve the rails in a bikeway system that references the railroad name in trail identity 

logos, markers, signage, bike racks, information kiosks, and furniture.  

 

Existing Building Character: Reflections on a Century of Adaptation 
Many buildings that served as depots, 

warehouses, and manufacturing centers still 

exist, and have been in constant use, 

modified slightly to accommodate 

contemporary needs. The Roads and Rails 

Museum (left) is a good example of how 

such a building has been put to a new use. 

Another example is the Elite Feet Dance 

Studio, which was once the Moxie Machine 

Company.  

 

https://www.cityoffrederick.com/DocumentCenter/View/3449
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Zoning and Current Developments 
Cities have traditionally used Euclidean zoning to segregate land uses and prevent potential conflicts 

between disparate uses. This method has proven to have its limitations, especially when a more flexible 

mix of land uses can bring more activity throughout the day and into the weekend. Daytime office and 

light industry uses can be paired to great advantage with the evening and weekend activities of residential, 

retail and entertainment uses, all of which energize civic life on the street.  

For a new generation of urban 

dwellers, this mix of uses 

creates a highly desirable 

environment, one that is more 

walkable, using fewer resources 

with less energy output.  

One zoning technique, Overlay 

Zones, allow exceptions to 

restrictive zoning and have 

been used to establish 

appropriate plans that create 

diverse urban neighborhoods. 

An Overlay Zone along North 

East Street will allow Frederick 

to anticipate future growth and 

accommodate changing 

perceptions of the City.  

Another technique is form-

based codes, which can create 

clearly defined spatial 

outcomes, well-articulated 

building features, and 

ecologically sensitive landscape standards that set the stage for a vibrant civic realm. Form-based codes 

can translate into compact, efficient and lively urban development, instead of sprawling farther into the 

outer suburbs and adjacent farmland.  

With Overlay Zones and form-based codes, a responsible Small Area Plan will aspire to create pleasant 

and affordable urban conditions for a new generation of Frederick citizens. Recent studies, such as East 

Frederick Rising and the South 

East Street Master Plan (by 

Design Collective) are excellent 

precedents for how future 

urban development can look 

beyond zoning traditions and 

create memorable places that are based on a thoughtful and articulate vision of social, economic, and 

environmental sustainability.  

https://www.cityoffrederick.com/DocumentCenter/Home/View/944
https://www.cityoffrederick.com/DocumentCenter/Home/View/944
http://www.designcollective.com/portfolio/project/frederick-department-of-economic-development--east-street-corridor/
http://www.designcollective.com/portfolio/project/frederick-department-of-economic-development--east-street-corridor/











































































